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THE PROMISE OF OPPORTUNITY ZONES

THURSDAY, MAY 17, 2018

CONGRESS OF THE UNITED STATES,
JOINT EconoMmIC COMMITTEE,
Washington, DC.

The Committee met, pursuant to call, at 10:00 a.m., in Room
216, Hart Senate Office Building, the Honorable Erik Paulsen,
Chairman, presiding.

Representatives present: Paulsen, Maloney, Handel, Adams,
LaHood, Delaney, and Comstock.

Senators present: Heinrich, Peters, Hassan, and Sasse.

Staff present: Theodore Boll, Colin Brainard, Gerardo Bonilla,
Daniel Bunn, Kim Corbin, Barry Dexter, Alaina Flannigan, Connie
Foster, Natalie George, Colleen Healy, Matt Kaido, Allie Neill, and
Alex Schibuola.

OPENING STATEMENT OF HON. ERIK PAULSEN, CHAIRMAN, A
U.S. REPRESENTATIVE FROM MINNESOTA

Chairman Paulsen. We will call the hearing to order.

Good morning, and welcome to today’s hearing on The Promise
of Opportunity Zones. America’s new economy is finally taking off.
The Congressional Budget Office, CBO, now projects 3.3 percent
growth for 2018, the highest annual growth rate since 2005, up
from a meager 1.9 percent it estimated prior to the Tax Cuts &
Jobs Act and regulatory reforms. And while all Americans benefit
from faster growth, we can, and should, take special care of those
communities who are in greater need of support. Some commu-
nities, both urban and rural, are having a particularly difficult
time.

The new tax law contains a provision that deserves more public
attention, one that is designed to help lower-income areas. The law
provides a capital gains tax incentive to encourage long-term, pri-
vate investment in communities that have had difficulty attracting
jobs and new business. Unlike past targeted incentives, the areas
are selected by governors, who know the unique needs of their com-
munities, instead of by the Federal Government.

Opportunity Zones have been a bipartisan, bicameral initiative.
The House author of the original legislation, The Investing in Op-
portunity Act, is former representative Pat Tiberi who chaired this
Committee until January of this year. We are honored to have the
Senate author with us, as well today, Senator Tim Scott of South
Carolina.

Opportunity Zones hold the promise of flexible, innovative solu-
tions. And flexibility is important, because the reasons some areas
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lag economically vary across communities and regions. A factory
central to a town’s economy may have closed, leaving workers and
searching for new skills and jobs, that is if they haven’t given up
entirely.

The area may have underperforming schools. They may lack ac-
cess to capital. Excessive taxes and regulation may have made it
difficult to start or maintain a business. The community may be
struggling with rampant drug and alcohol abuse. This is why “one
size fits all” Federal spending programs or incentives to invest only
in particular activities are not well-suited to address each commu-
nity’s unique set of challenges.

This is why also Opportunity Zones, which allow the private sec-
tor and local communities to innovative and collaborate on the best
solutions, have much greater potential for meeting those unique
needs.

John Lettieri, one of our distinguished witnesses today, put it
well in a recent op-ed in The Hill. He noted that previous location-
targeted programs had an “overly prescriptive top-down approach
that left no room for local experimentation.”

Opportunity Zones, on the other hand, will bring “the best pos-
sible mix of investments in new and expanding businesses, infra-
structure and energy projects, commercial real estate, affordable
housing and more.”

Opportunity Zones also hold the promise of local knowledge and
engagement. They are chosen by governors, who know their com-
munities well, and not by Federal planners with a formula-based
spreadsheet.

Across the country, there are about 8,700 Opportunity Zones. My
own State of Minnesota is hoping to attract additional long-term,
private investment into 128 census tracts that were recently se-
lected as Opportunity Zones.

State and local leaders can also help their communities in thriv-
ing by collaborating and removing unnecessary barriers to starting
a business such as overly prescriptive occupational licensing or
local zoning ordinances. Opportunity Zones also hold the promise
of access to a large amount of untapped capital. Investors who rein-
vest capital gains from another investment into these zones tempo-
rarily defer taxes.

And these investments are pooled in Opportunity Funds so that
no single investor has to have specialized knowledge about how
and where to invest since those decisions can be made by the ex-
perts who manage the funds.

The longer investments are held in Opportunity Zones the more
the capital gains relief grows, a strong incentive to invest in a com-
munity for the long-haul. And this also encourages fund managers
to invest—in enterprises that will yield the most success and pros-
per for a community—prosperity.

With an estimated §6 trillion in unrealized capital gains and no
upfront State or Federal costs, the potential investments flowing
into struggling communities is almost limitless. We have a highly
knowledgeable panel of witnesses here today, who have been en-
gaged in the Opportunity Zone initiative and whose observations
and insights I very much look forward to hearing.
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Before I introduce the witnesses, though, I now recognize our
Ranking Member Senator Heinrich for his opening statement.

[The prepared statement of Chairman Paulsen appears in the
Submissions for the Record on page 32.]

OPENING STATEMENT OF HON. MARTIN HEINRICH, RANKING
MEMBER, A U.S. SENATOR FROM NEW MEXICO

Senator Heinrich. Good morning, Chairman Paulsen, and
thank you for holding today’s hearing. I want to recognize my col-
leagues Senator Booker and Senator Scott for their important work
to create a new incentive to invest in communities with high pov-
erty and persistent unemployment.

Mr. Chairman, my good friend Senator Booker, could not be here
this morning but provided a statement and asked that it be entered
into the record.

Chairman Paulsen. Without objection.

[The prepared statement of Senator Booker appears in the Sub-
missions for the Record on page 35.]

Senator Heinrich. It is good to have my colleague from South
Carolina here with us today, and we look forward to his testimony.
And I want to thank you and Senator Booker for your leadership
on this issue.

Even today, more than ten years after the recession began, the
recovery still has not reached many communities, both rural and
urban. In New Mexico, our statewide unemployment rate is almost
50 percent higher than the national average. And in some areas,
it’s much higher.

Across the country, there are more than 50 million Americans
living in distressed communities. There’s enormous talent in these
communities, but we have underinvested in it.

While the Chairman and I disagree on the underlying Republican
tax bill, a partisan bill that continues to leave working Americans
behind, we do agree that Opportunity Zones hold the promise to di-
rect some much needed financial investment to places like New
Mexico.

Opportunity Zones are an important addition to the tool kit.
They can support investments in affordable housing and small
businesses while spurring job creation, and they can help lift living
standards in neighborhoods across the country.

The new Opportunity Funds have the potential to attract high-
net-worth investors, who previously have not invested in low-in-
come communities.

Thanks to the long bull market, many investors are sitting on
substantial unrealized capital gains that we can put to work gener-
ating housing, jobs, and growth.

What distinguishes Opportunity Zones from other Federal efforts
to stimulate growth in distressed communities, such as the New
Markets Tax Credit, is flexibility. There are few investment con-
straints. Funds can invest as much as they want. There’s no com-
petition to receive the benefit.

But with this flexibility, there is risk that the social impact will
not be as great as we would like it to be. To achieve broad public
benefits, projects should be part of a community strategy to create
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jobs, boost entrepreneurship, increase affordable housing, and pro-
mote economic development.

Investors should also tap the vast expertise that exists in pri-
vate, public, and non-profit sectors about how to make high-impact
community investments. And we were fortunate enough to have
some of that expertise here with us today.

I've seen first-hand the important work Enterprise and LISC, to-
gether with their partners, has done in New Mexico, providing af-
fordable housing projects and creating jobs in Gallup and Las
Cruces and Santo Domingo Pueblo, for that matter. And Oppor-
tunity Zones can help us do even more.

Poverty is stubborn; one in five children grows up in poverty in
this country, a number that hasn’t moved much in a generation. In
New Mexico, three in ten children grow up in poverty. And in some
of our counties, close to half of all children live in poverty. Growing
up poor has lasting impacts on a child’s development, affecting suc-
cesses in the classroom and educational and employment outcomes
later in life.

In addition to expanding proven credits and programs like the
Earned Income Tax Credit and Head Start, we need new ap-
proaches. Two-generation models can increase opportunities for
families living in poverty by simultaneously targeting children and
parents with programs and supports to boost economic security and
improve the health and well-being of the whole family.

Opportunity Zones offer an additional path to spur economic de-
velopment. Before the new zones are implemented, we have time
to think through some guardrails that can help ensure that the in-
tent of the legislation is fully realized; and closely monitoring im-
plementing and establishing appropriate guardrails, either through
rules or additional action by Congress, can go a long way towards
ensuring that Opportunity Zones bring new economic activity to
communities that desperately need it. This is a big opportunity. I'd
like to see us seize it.

Thank you to the witnesses for being here today, and I look for-
ward to each of your testimonies.

[The prepared statement of Senator Heinrich appears in the Sub-
missions for the Record on page 36.]

Chairman Paulsen. Well—and thank you Senator. And as we
begin with our witnesses today, I want to, first, acknowledge the
Honorable Tim Scott. Senator Scott is with us, who worked with
your colleague, Senator Booker, whose testimony has been entered
into the record also.

Senator Scott is a South Carolina native and was sworn in as a
United States Senator from South Carolina in January of 2013 to
complete the term of retiring Senator Jim DeMint. Senator Scott
was elected to a full term in the U.S. Senate in January 2017. And
prior to the U.S. Senate, he served in the U.S. House of Represent-
atives, the South Carolina State House, and the Charleston County
Council.

Before he entered public service, Senator Scott built a successful
small business of his own, and is a co-author with former Ohio
Representative, Pat Tiberi, of the original Opportunity Zone legis-
lation.
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We welcome your expertise and you being here today. I know you
have to leave a little early, so we'll listen to you and introduce the
rest of the witnesses after you conclude.

With that, Senator Scott, you're recognized for five minutes.

STATEMENT OF HON. TIM SCOTT, U.S. SENATOR FOR SOUTH
CAROLINA

Senator Scott. Thank you, Chairman and to the Ranking Mem-
ber, as well. I appreciate you guys having this hearing.

In large part, because of the tax cuts in jobs, our economy is
booming. We're in the middle of the third largest economic expan-
sion since 1854; yes, 1854, and by the time we’re done, it will be
the second longest economic expansion.

Record revenues entered our Treasury in April. Unemployment
rates are at 3.9 percent; a million folks have come back to the
workforce; wages are up 2.9 percent over last year. African-Amer-
ican unemployment is the lowest record in four decades, since they
started taking notes in 1972; 800,000 new jobs have been created
since the passage of this legislation.

Because of tax reform, millions of Americans have seen increases
in benefits wages or bonuses. According to a survey by the manu-
facturers, 72 percent of manufacturers plan to increase wages or
benefits this year; 77 percent plan to hire more employees. Addi-
tionally, the NFIB says optimism for small businesses is at a 45-
year high; poor sales at record lows.

Many components of the Tax Reform Bill have yet to be imple-
mented. And this is really good news, because as I speak, the
Treasury Department is finalizing guidance for Opportunity Zones.
And here’s why that’s so important.

Fifty-two million Americans live in distressed communities. I
have personally been raised in one of those distressed communities,
and I will tell you that the potential in those Opportunity Zones
is incredibly high. But too often, too little of these Opportunity
Zones find themselves manifesting in these distressed communities.

And the question that, I think, of the Investing in Opportunity
Act answers is: How do we attract private sector capital back into
distressed communities?

The answer is, in part, by deferring the capital gains tax, if you
will, make a long-term investment in those distressed communities.
This is incredibly important, because the goal is not to make short-
term investments where investors have an opportunity to have a
great return. This goal, the goal of the legislation, is to make sure
that those residents living in the Opportunity Zones, those busi-
nesses located in the Opportunity Zones, the property that could be
rehabilitated in the Opportunity Zones, benefits from a long-term
view of making a community better without the gentrification. And
there are a number of models from Atlanta to Spartanburg, South
Carolina, and North Charleston, South Carolina, where we can see
that the approach become reality.

It’s also a win, win, win. Local mayors had major input in mak-
ing sure that the governors’ recommendation came from the ex-
perts closest to the people. And those of us serving in Congress, we
all know that’s it’s amazing that our approval ratings are at 13
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percent. That includes our family, our cousins, our brothers, our
best friends from high school.

But local officials have a much higher approval rating. The closer
the government is to the people, the more the people trust that
government. And when it comes to investing in opportunity and
Opportunity Zones, having the mayors’ input, with the governors’
assistance, makes this a win-win on the local level and the State
level. But what makes it a win on the Federal is that our hands
are not there; that the red tape and the challenges that come with
Federal Governmental oversight are not there. We can have great
confidence in our cities, in our states, to do the right thing for all
of our citizens. And by having a Federal program that simply en-
courages, in a sense, capital to take a second look at communities
that they would not normally take a second look, this is really good
news for residents.

My hope is a simple one: That as we see the manifestation and
the creation around the country of Opportunity Zones that we will
be having another joint meeting in a year, in two years, so that we
can measure the progress made in reasonable time and that we can
celebrate in a bipartisan fashion of the Opportunity Zone while it
was a part of the Republican package for tax cuts and jobs, it is
not a partisan legislation. It is not even a bipartisan legislation. It
was American legislation for American people stuck, sometimes
trapped, in a place where it seems like the lights grow dimmer,
and the future does too. Let’s turn those lights on and make the
future bright.

[The prepared statement of Senator Scott appears in the Submis-
sions for the Record on page 37.]

Chairman Paulsen. I want to thank Senator Scott again for
taking the time to appear before the Committee. And I know you
may join us for a little bit, and I know you have to also run.

I also want to, once again, acknowledge Senator Booker’s testi-
mony that has been entered into the record. And with that, we’ll
begin the introduction—introduce our witnesses.

First, we have with us, Mr. Maurice—I apologize—we have Mr.
Lettieri who is with us, John Lettieri, who is the Co-Founder and
President of the Economic Innovation Group.

Mr. Lettieri leads EIG’s policy development, economic research
and legislative affairs efforts. He has worked in both the public and
private sectors with policymakers, entrepreneurs, investors and
global business leaders. Prior to EIG, Mr. Lettieri was the Vice-
President of Public Policy and Government Affairs for the Organi-
zation for International Investment.

Additionally, he served as a foreign policy aide to former U.S.
Senator Chuck Hagel during his time as a senior member of the
United States Senate Foreign Relations Committee. Mr. Lettieri is
a graduate of Wake Forest University, where he studied political
science and global commerce.

Also is Ms. Terri Ludwig, who is the Chief Executive Officer of
Enterprise Community Partners, Incorporated, which is a national,
non-profit, that creates affordable homes and strengthens commu-
nities across the United States.

From 2002 to 2009, Ms. Ludwig served as president and chief ex-
ecutive officer of the Merrill Lynch Community Development Co.
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Prior to Merrill Lynch, she was the president and CEO of ACCION
New York, the largest non-profit, microlender in the United States.
In 2011, Forbes Magazine named Ms. Ludwig to its first ever
“Impact 30 List,” a roster of 30 of the world’s leading social entre-
preneurs. Ms. Ludwig holds a Bachelor’s Degree from the Univer-
sity of Illinois at Urbana-Champaign and a Master’s Degree from
Harvard University’s John F. Kennedy School of Government.

And Mr. Maurice Jones is President and CEO of the Local Initia-
tives Support Corporation, LISC, a non-profit that connects public
and private resources with struggling communities.

Immediately prior to joining LISC, he served as the Secretary of
Commerce for the Commonwealth of Virginia. Mr. Jones also
served as Deputy Secretary for the U.S. Department of Housing
and Urban Department, HUD. Prior to that, he was Commissioner
of Virginia’s Department of Social Services and Deputy Chief of
Staff to former Virginia Governor Mark Warner.

Mr. Jones earned a Bachelor’s Degree from Hampden-Sydney
College, a Master’s Degree in International Relations from Oxford
University, and in 1992, he graduated from the University of Vir-
ginia Law School.

We look forward to each of your testimony, each of your wit-
nesses’ testimony today. And with that, we’ll begin with Mr.
Lettieri. You're recognized for five minutes.

STATEMENT OF MR. JOHN LETTIERI, CO-FOUNDER AND
PRESIDENT, ECONOMIC INNOVATION GROUP (EIG), WASH-
INGTON, DC

Mr. Lettieri. Well, thank you.

Chairman Paulsen, Ranking Member Heinrich, Members of the
Committee, it’s a pleasure to be with you today.

I'm the Co-Founder and President of the Economic Innovation
Group, a bipartisan research and advocacy organization. EIG
worked closely with the lead sponsors to help develop and cham-
pion the bipartisan Investing in Opportunity Act, which served as
the basis for the Opportunity Zones provision in the Tax Cuts and
Jobs Act of 2017. Since it became law, we've worked closely with
a wide array of stakeholders nationwide to support the effective im-
plementation of this new policy.

The Opportunity Zones initiative is the most ambitious Federal
attempt to boost private investment in low-income areas in a gen-
eration, one with a potential to drive billions of dollars of new in-
vestment to these communities over the coming decade.

The fundamental purpose of this incentive is to encourage long-
term equity investment. And in pursuing this goal, Congress estab-
lished a framework flexible enough to support a broad array of in-
vestments and encourage creative local implementation.

I want to draw particular attention to two of its most important
features. First, this is a highly flexible incentive, one that can be
used to meet a wide range of needs in low-income areas. This struc-
tural flexibility extends to Opportunity Funds, the intermediaries
that will raise and deploy capital into the zones, which can be
structured to engage a wide variety of investors.

Second, this is a nationally scalable incentive. And by this—I
mean—there is no fixed cap on the amount of investment that can
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be channeled into Opportunity Zones, nor is there a limit on the
number of zones that can receive investments in any given year.

This scalability derives from the fact that investors receive no
up-front subsidy or allocation from the Federal Government. And
these ingredients are essential, because they unlock the vast cre-
ativity and problem-solving potential of communities and the mar-
ketplace in ways that simply would not be possible under a more
prescriptive framework. The unique structure of this incentive has
the potential to unlock an entirely new category of investors and
create an important new asset class of investments.

Our analysis of Federal Reserve data found an estimated $6.1
trillion of unrealized capital gains held by U.S. households and cor-
porations as of the end of 2017. So even a small fraction of these
gains reinvested into Opportunity Zones would constitute the larg-
est economic development initiative in the country.

How were Opportunity Zones selected?

Well, Congress assigned Governors the critical role of selecting
Opportunity Zones—empowering states to develop selection criteria
in ways that reflected their unique local characteristics, while
working within a broad national framework.

The result has been a vibrant nationwide effort involving thou-
sands of State, local, and county officials, foundations and philan-
thropies, economic development groups, investors and entre-
preneurs, and more.

The core challenge for Governors was identifying communities
that struck the right balance between need and opportunity, places
where this incentive could have the greatest impact. And as of this
hearing, EIG has been able to collect and analyze data from 42
states, representing roughly 87 percent of the national total of des-
ignations, 27 million people reside in tracts selected thus far; 57
percent of whom are non-white, 23 percent of the tracts lie outside
of a metropolitan area. And Governors have gone far beyond the
statue in selecting for need. The designated tracts have an average
poverty rate of nearly 31 percent, and a median family income
equal to only 59 percent of the area median.

While some are concerned that governors would simply target al-
ready rapidly improving areas, less than 4 percent of the selected
census tracts have experienced high levels of socioeconomic change
from 2000 to 2016, according to data from they Urban Institute. In
contrast, 69 percent of the population resides in an area that
Treasury’s CDFI Fund considers severely distressed.

So what should states do to make Opportunity Zones successful?
While this is a Federal incentive, it’s success in any given commu-
nity will ultimately depend on State and local leadership. Every
State needs a strategy to ensure strong coordination between the
public, private, and philanthropic sectors.

Governors and mayors should build on the incentive in a variety
of ways, including by ensuring their own State tax codes conform
to the Federal incentive. Wherever possible, they should align
workforce development programs to support local residents, ease
restrictive land use regulations, reduce onerous occupational licens-
ing burdens, and provide practical support to connect investors
with communities.
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For its part, Congress should move quickly to address technical
corrections necessary to making Opportunity Zones work as in-
tended, and the Administration should ensure every relevant agen-
cy is accountable to support the needs of Opportunity Zones in con-
crete and measurable ways.

Ultimately, the core measure of success is whether Opportunity
Zones establish a stronger connectivity between communities and
the equity capital needed to seed new industries, revitalize local as-
sets, and improve access to opportunity.

I want to close with a note of cautious optimism. Implementation
of Opportunity Zones is already bringing new energy, ideas, and
much needed attention to one of this country’s most vexing chal-
lenges. But while the scale of potential is enormous, it’s important
to underscore that Opportunity Zones are not guarantee zones. We
must keep sight of the fact that reviving struggling communities is
a long-term, complex undertaking, and the work is just beginning.

So I thank you for holding this hearing today, and I look forward
to answering your questions.

[The prepared statement of Mr. Lettieri appears in the Submis-
sions for the Record on page 39.]

Chairman Paulsen. Thank you, Mr. Lettieri.

And next we'll hear from Ms. Ludwig, you're recognized for five
minutes.

STATEMENT OF TERRI MS. LUDWIG, CHIEF EXECUTIVE
OFFICER, ENTERPRISE COMMUNITY PARTNERS

Ms. Ludwig. Thank you.

Chairman Paulsen, Ranking Member Heinrich, and Members of
the Committee, good morning. Thank you for your leadership in
convening this hearing.

Thoughtful bipartisan discussion on implementing Opportunity
Zones is essentially so that this important new tax incentive fulfills
its founding goal, to revitalize our Nation’s communities and fur-
ther economic growth.

I'm Terri Ludwig. I'm the CEO of Enterprise Community Part-
ners, and I've worked in financial services, capital markets, real es-
tate, and community reinvestment for 30 years.

Enterprise’s perspective on Opportunity Zones is based on our
deep expertise as a national leader in affordable housing and com-
munity development finance and specifically as an investor and
lender deploying capital in communities.

For more than 35 years, Enterprise has amplified the impact of
investment in homes and communities by engaging the right part-
ners, directing public and private capital to the right places, and
offering non-partisan guidance and support to government leaders.
We've invested $36 billion in equity, grants, and loans, in all types
of communities, in all 50 states. We've built or preserved 529,000
homes, helped create diverse thriving communities, and touched
millions of lives.

We foster economic mobility and opportunity through a high-im-
pact investment portfolio that includes not only affordable homes,
but also health clinics, schools and access to healthy foods, and ac-
cess to public transportation.
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I'm honored to share Enterprise’s views on realizing the public
policy goal that gave rise to Opportunity Zones: bolstering inclu-
sive, stainable economic growth. This new tax incentive has im-
mense potential to transform communities, grow small businesses,
and better residents’ lives, provided that investments are aligned
with local priorities and needs.

Enterprise has strong expertise in aggregating private capital
and deploying it through programs like Low-Income Housing Tax
Credit and New Markets Tax Credit. We're eager to realize the po-
tential of Opportunity Zones to complement these established pub-
lic-private partnerships.

Enterprise is exploring Opportunity Fund models that would fos-
ter inclusive economic growth and prosperity for residents and
businesses. Our goal is to demonstrate that the capital can be de-
ployed to deliver compelling financial returns and social returns.

Any fund we create would incorporate best practices drawn on
our work over the past 35 years; these include investments that de-
velop and preserve affordable housing, create living-wage jobs, sup-
port minority- and woman-owned businesses and expand transpor-
tation and infrastructure.

We've been working very closely with governors, mayors, inves-
tors, and community-based organizations on Opportunity Zones.
We've gathered and shared data, disseminated critical information,
and provided technical assistance.

And what we’ve seen is that while communities are excited about
this catalyst for economic development, they’re also concerned that
private investment could unintentionally displace the very resi-
dents and businesses that the tax benefit is intended to support.

Enterprise believes that there is an important role for Federal,
State, and local government to play in the implementation of this
tax incentive. This will ensure that investments advance local pol-
icy priorities and needs and offer sustained benefit to all members
of the community, not just a few. To support this, we offer two
main recommendations for the effective implementation of Oppor-
tunity Zones.

First is promoting the transparency of the Opportunity Fund ac-
tivities in order to drive accountability and assess impact on com-
munities. Specifically, we recommend requiring that Opportunity
Funds report to Treasury on transaction-level data and that this
information be made available to the public. Doing so will allow
Congress to evaluate whether the tax benefit is meeting its in-
tended policy goals.

Second, the Department of Treasury should use its statutory au-
thority, from Congress, to issue regulations to prevent abuse. En-
terprise suggests that the definition of abuse includes investments
that adversely affect low-income residents, for example, by elimi-
nating affordable homes. Such guardrails will help ensure that cur-
rent residents and benefits—and businesses benefit from economic
growth in their communities. I've provided more detail on these
recommendations in my written testimony and look forward to ad-
dressing those in Q and A.

To conclude, we are enthusiastic about the promise that Oppor-
tunity Zones hold for urban, rural, and all types of communities na-
tionwide. If implemented with transparent reporting requirements
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and an explicit commitment to prevent abuse, Opportunity Zones
could have a transformative impact on distressed communities and,
most importantly, on the lives of the people who live there.

Thank you for your willingness to openly explore the benefits and
the risks of this new tax incentive. Enterprise would be pleased to
work with you further on these issues and on our recommendations
to realize the great opportunity inherent in Opportunity Zones.

[The prepared statement of Ms. Ludwig appears in the Submis-
sions for the Record on page 47.]

Chairman Paulsen. Thank you, Ms. Ludwig.

Mr. Jones, you are recognized for five minutes.

STATEMENT OF MR. MAURICE A. JONES, PRESIDENT AND CEO,
LOCAL INITIATIVES SUPPORT CORPORATION (LISC), NEW
YORK, NY

Mr. Jones. Thank you.

Chairman Paulsen, Ranking Member Heinrich, and Members of
the Committee. I'm pleased to join you this morning to discuss Op-
portunity Zones.

My organization, Local Initiative Support Corporation, or LISC,
championed the Investing in Opportunity Act legislation that be-
came the foundation for this initiative, and we are pleased that it
was enacted last December as part of the Tax Cuts and Jobs Act.

Over the course of LISC’s nearly 40 years of work, its com-
prehensive approach to community development and its broad na-
tional reach have made it a valuable leader in the fight to improve
quality of life in communities across the country.

LISC’s greatest success over these years has been working with
underresourced communities and their residents to help them
make progress. Today, the growing inequality, concentrated pov-
erty, and racial inequity that our country is experiencing make the
work that we and our partners do as urgent as ever.

LISC attempts to catalyze opportunity by working at the local
level to foster resilient, safe, and healthy communities in which in-
dividuals have financial security, economic choices, and a high
quality of life.

With roots that are local, a national breadth, and a comprehen-
sive set of products and services, we fight to close the opportunity
gap in America, through our strong network of over 2,300 commu-
nity-based partners.

LISC often relies on public/private partnerships to engage in the
type of comprehensive community development work that is needed
in low-wealth communities. It’s precisely because we’ve seen, first-
hand, the impacts that tax incentives can have on spurring revital-
ization, most notably the Low-Income Housing Tax Credit and the
New Markets Tax Credit, that we believe Opportunity Zones hold
a great deal of potential.

We are planning to focus our Opportunity Zones investments in
three areas where we see the greatest potential to benefit commu-
nity residents.

First, we will provide growth capital for companies that are cre-
ating job opportunities for Opportunity Zone residents. We will in-
ject equity capital to catalyze the growth of manufacturing, ad-
vanced manufacturing, healthcare, and companies in other growing
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sectors that are providing quality job opportunities that are acces-
sible to community residents.

Secondly, we will invest in new real estate developments and re-
habilitation of existing underutilized buildings within targeted
communities to attract businesses, bringing quality jobs to under-
invested communities and their adjacent neighborhoods.

And, finally, we will increase the stock of quality affordable and
workforce housing in Opportunity Zones. We hope to raise capital
for these investments from mission-aligned investors, including cor-
porations located in Opportunity Zones, and from the growing im-
pact investment community, in particular, high-net-worth individ-
uals, which would represent an entirely new pool of investor capital
for community development finance.

Since there’s no cap on the amount of investor capital that can
be invested in Opportunity Funds, we believe that the Opportunity
Zones incentive can spur billions in private investment activity in
the country’s most distressed census tracts and play a major role
in closing the existing opportunity gap that is leaving these com-
munities behind.

In particular, a large portion of our work occurs in rural commu-
nities, which are especially underinvested. So we are very pleased
that preliminary results show that 22 percent, at least, of the Op-
portunity Zones will be in these very communities.

I would like to conclude my remarks by offering a few sugges-
tions of how we can ensure that Opportunity Zones maximize pros-
pects for investors, while simultaneously maximizing benefits for
low-wealth communities and their residents.

First, I believe that Congress should consult closely with the
Treasury Department during the next phase of rulemaking to iden-
tify whether there are areas that my require statutory fixes, par-
ticularly those that will provide clarity to investors and improve
the flow of investments into Opportunity Zones.

Second, I believe the Treasury and the IRS should play a more
active role in the implementation and administration of Oppor-
tunity Zones; specifically, we need regulations and guidance that
not only provide investors with the clarity and certainty necessary
to make investments in Opportunity Zones, but also protect against
program abuse and help ensure the integrity of the program. They
should also play a role in collecting and disseminating information
about the activities of opportunity funds.

Finally, individual states and municipalities should work with
the private sector to ensure that Opportunity Zone investments
provide the most benefit to low-wealth communities and their resi-
dents.

I'd like to thank you for this opportunity, and I look forward to
answering your questions. Thank you.

[The prepared statement of Mr. Jones appears in the Submis-
sions for the Record on page 55.]

Chairman Paulsen. Thank you, Mr. Jones.

As we begin the questioning period, I just remind all Members
to keep their questions to five minutes. And just let me begin. And
I'll start with you, Mr. Lettieri, and we can just go right down the
line.
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But, you know, the inclusion of Opportunity Zones in the Tax
Cuts and Jobs Act, it deserves more public attention. And a lot of
our colleagues aren’t fully aware of it, as well. Because it encour-
ages private investment to flow into low-income communities se-
lected by the states.

Now, I believe that Opportunity Zones hold huge and great
promise to help those that are less fortunate and then achieve
more self-sustaining economic development. And based on the testi-
mony we've heard today, I think that my belief is well-grounded.

Let me just ask all of you this: What makes Opportunity Zones
more likely to succeed than the location-targeted programs that
have been used in the past for this type of goal? And also do you
believe that there are other market oriented reforms at the state
and the local level that enhance the chances of success?

Mr. Lettieri, do you want to begin?

Mr. Lettieri. Yes. Thank you for the question.

I'll focus on two primary areas. Opportunity Zones were designed
as a compliment to other tools. It was designed to be a new and
responsive tool in the broader tool kit for community development.

As I mentioned in my testimony, the fact that it is flexible to a
wide variety of use cases to be able to support a wide variety of
types of businesses, itself, is a major plus, because what we see in
a lot of communities is a variety, a variety of needs. We've spent
a lot of time analyzing the needs of distressed areas around the
country. and no two communities look alike.

And so if you have a very narrow prescriptive use case on the
front end, it means you're limiting the aperture of places that can
really put that to use in the community.

And you see this reflected in the selection process, where gov-
ernors have different needs in mind, State by State, as they go
about the selection process, and they've emphasized different
needs. For some, it’s rural entrepreneurship; for some, it’s afford-
able housing; for some, it’s access to transit; for some, it’s just new
business formation, where a lot of the struggle continues to be for
low-income areas. So that flexibility is key.

The scalability that I mentioned, as well. When you don’t have
a scarce resource to allocate, year by year, you're talking about
something that can be nationally impactful simultaneously, with-
out having to pick winners and losers on the front end, in terms
of who can deploy the capital.

That’s not to say that those models are useless; it’s to say that
they’re not sufficient. And so having this alongside of those other
types of tools is particularly powerful. And as I'm sure that others
on the panel can speak to, the inner activity between Opportunity
Zones and other tools could also be one of its strongest assets. The
fact that it’s flexible enough not to just meet a wide variety of
needs, but to be compatible with a wide variety of other tools.

Chairman Paulsen. Yeah.

Ms. Ludwig.

Ms. Ludwig. Sure. I would echo that I support what was just
said. And I believe that what does distinguish this from other pro-
grams is that inherent flexibility. And while we all appreciate the
tools that are out there, I think it’s very clear that the need is
enormous.
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And so I believe this is an additional tool which allows us the
flexibility to invest in various asset classes, being able to also pool
resources, not only just with a single investor, but being able to
pool resources across asset classes and types of investors. And that
would allow us to both diversify risk and opportunities and bring
more private capital. And I also agree that with further guidelines,
we believe a lot of this will pair with Low-Income Housing Tax
Credits, New Markets, and essential tools like this, so.

Chairman Paulsen. And, Mr. Jones, you also, I think, men-
tioned about we want to prevent abuse and to have Treasury step
in and offer some additional comments. But in knowing that the
local flexibility is key, what are some other oriented reforms that
State and local folks can do to measure——

Mr. Jones. Sure.

. C}}?airman Paulsen [continuing]. Or enhancing the opportunity
ere?

Mr. Jones. Yeah. Let me answer both of your questions and just
add I agree with what my colleagues have said. Two additional
things; this is a focus on equity capital, and that is key for the
places that we’re trying to be of service to. We need grant capital,
we need equity capital, we need debt capital. The exclusive focus
here on trying to get more equity in these communities is a key ad-
ditional attribute.

The second piece of it for me on the more likely key to success—
and, by the way, I think the others are succeeding, as well. We just
need more tools.

But the second piece of this is this focus on trying to bring in
what is now an underperforming asset class in the community de-
velopment space, and that’s high-net worth individuals, folks who
have capital gains to deploy here.

This—our largest incentive right now is probably the Low-In-
come Housing Tax Credit. That’s a $9 billion industry. This is po-
tentially 2, 3, 4, or 5 times greater than that.

At the State and local level, look, I think the biggest thing that
I could see there that would be most helpful is making sure that
the states work with municipalities and the private sector, to mar-
ket these places that we're trying to get investments into.

This is not going to be an automatic piece here. We're going to
have to work hard to market rural America so that folks know that
there’s both demand and investable opportunities there.

Chairman Paulsen. Great, thank you.

Mrs. Maloney, you're recognized for five minutes.

Representative Maloney. Thank you very much, Chairman
Paulsen, for this is an incredibly interesting hearing.

The US economy is generally doing well and, for that, we should
all be very, very thankful. But as many of us know the economic
recovery is not everywhere. There are parts of the country that are
experiencing the benefits of the recovery and other parts of the
country that are being left behind. And in these areas, unemploy-
ment is still high, and wages are stagnant.

In the area of New York that I represent, the geographical dif-
ference between the haves and the have-nots can be a couple of
blocks. It can literally be across the street. So I am very drawn to
the potential of Opportunity Zones to help close that gap between
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these two very different worlds. And I welcome the application of
a market mechanism to what has seemed like an intractable—
problem for cities and states. This is an out-of-the-box idea that de-
serves very careful consideration.

Language establishing Opportunity Zones was inserted into the
new tax law, and I wish we had had time to see this language and
talk about it before it happened, particularly because the language
that appeared in the final bill differed from what was introduced.
But that’s water under the bridge, and our job now is to explore
the potential of these Opportunity Zones and to do all that we can
to help reach their full potential.

My first question is for Ms. Ludwig. The bipartisan Investing in
Opportunity Act or as Senator Scott said, “The American Act,” is
not anything, it’s just for America, there is some text that is dif-
ferent from what Senators Scott and Cory Booker introduced. The
section on a report to Congress, I'd like to thank Mr. Jones and Ms.
Ludwig for mentioning in their testimony, that this language is
missing from the final bill.

That section requires the Secretary of Treasury to submit a re-
port to Congress on Opportunity Zones five years after enactment
of the legislation. And I'll provide a bare-bones synopsis. I think it’s
important.

The original bills required an assessment of investments held by
qualified Opportunity Zone Funds, the amount of assets in those
funds. It also requires, and I quote, “The report shall also include
an assessment of the impacts and outcomes of the investments in
those areas on economic indicators, including job creation, poverty
reduction and new business starts and other metrics as determined
by the Secretary.”

And, in short, it seems that the new tax law was missing the lan-
guage requiring these reporting requirements. And I’d like to sub-
mit, with unanimous consent, that original language, into the
record——

[H.R. 828 appears in the Submissions for the Record on page 64.]

Chairman Paulsen. Without objection.

Representative Maloney [continuing]. And ask Ms. Ludwig: As
an advocate for affordable housing, can you tell me why you sup-
port strong reporting requirements and, in the best of all worlds,
would you encourage Congress to pass a law mandating reporting
requirements?

I know that it was in the conference report such language that
does not have the force of law. I know that Treasury is very sup-
portive, but we know that administrations change. It'd be good, I
think, to have that concrete reporting language requirement for
oversight and to prevent, as Mr. Jones mentioned, any type of
fraud or abuse.

Your comments, please.

Ms. Ludwig. Yes. Thank you.

I would agree. I believe the conference report signaled that there
was broad agreement on the need to, first of all, have reporting
mechanisms, both for transparency, but also for the eventual abil-
ity to assess impact. And I think this is a program where there is
tax benefit, and so I believe accompanying with that there should
be the transparency and accountability that comes with this. I
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think the conference report did a great job of outlining it. So I cer-
tainly support those impact measurements.

And I think the only way that we’ll be able to look back and sit,
as Senator Scott said, “a year from now, two years from now or five
years from now” and determine the success of this program and
hopefully the expansion of this and celebrate the success is by hav-
ing the data to look at where we are.

Representative Maloney. Mr. Lettieri and Mr. Jones, do you
agree with her statement to have it; yes or no, because I have a
final question that is very important to me.

Would you support——

Mr. Jones. Yes, you need the information.

Mr. Lettieri. Yes.

Representative Maloney. Okay. Thank you.

In New York, the biggest way to impact economic develop has
been transportation; the ability to move in and out of neighbor-
hoods. If you have good transportation, i.e., subway, then it just ex-
plodes with economic development.

And would you support, Mr. Jones, given your background in this
area, broadening this to include transportation?

I must say, I was very interested in President Trump’s state-
ments during the campaign on infrastructure support, which have
not materialized in the budgets that we’ve had moving forward. So
expanding this, would, if the mayor and the governors supported
it as a major economic force, I just know from my experience in city
government, State government, Federal Government, in terms of
economic development, that has been the major force that has
spurred small businesses, activity, economic growth——

Mr. Jones. Yes.

Representative Maloney [continuing]. Would you support ex-
panding it to include infrastructure?

Mr. Jones. Absolutely. Infrastructure, transportation, and
broadband in the rural areas.

Representative Maloney. Okay. That’s great. I don’t believe
the current legislation allows that; is that correct?

Mr. Jones. Actually, I think it could.

b Representative Maloney. It’s not really—I think it could
e

Mr. Jones. It’s not explicit, but it could. That could be an invest-
ment activity. Absolutely.

Representative Maloney. I'm very excited about it. Thank you,
Senator Scott, for your leadership on it.

Chairman Paulsen. Thank you, Representative Maloney.

And Representative Handel, you're recognized for five minutes.

Representative Handel. Thank you, Chairman Paulsen. And
thank you, Senator Scott, for your good work on this legislation.

I'm a former county commission chairman, so I'm very familiar
with enterprise zones and the very real, positive impact that they
can have, and this seems to be a very promising enhancement and
an addition to that tool kit to help them in this front.

I want to talk, Ms. Ludwig, a little bit about affordable housing.
As you know, since the mid-1980s, tax credits have been available
for investments in low-income housing; yet, we still have a real gap
there.
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Can you talk a little bit about how you would characterize Op-
portunity Zones in relation to the Low-Income Housing Tax Credit?

Ms. Ludwig. Certainly. First, I would say, the need for afford-
able housing is enormous. And we're seeing, not only at the State,
but also all the mayors we speak to, that’s a number one concern
for them.

So I would say, first of all, we need more resources. After tax re-
form, as we know, the Low-Income Housing Tax Credit lost value
within that, given the tax rate. And so we will, by just nature, have
235,000 fewer homes being able to be created by the tax credit.

In the budget, there was an increase of 12.5 percent in the Low-
Income Housing Tax Credit, but we in the would say we would like
to continue to increase that tax credit to be able to meet those de-
mands of affordable housing needs. It’s our hope that the Oppor-
tunity Zone Funds can pair well with the affordable housing sector
utilizing Low-Income Housing Tax Credits; however, I would say
that we certainly need more clarity about what is an acceptable
real estate investment and what is not.

It’s our assumption that rental affordable housing today will be
acceptable, but there’s certainly the need to get more clarity to
unlock the wallets of the investors we talk to. They're eager to get
started, but they need more clarity on what’s an acceptable invest-
ment.

Representative Handel. Thank you. To follow up on that, as
we seek to deliver that greater clarity, are there any lessons
learned from your work that we can take from the Low-Income
Housing Tax Credit programs and do a better job through Oppor-
tunity Zones?

Ms. Ludwig. One of the things I think that is one of the best
features of the Low-Income Housing Tax Credit is that it is essen-
tially a pay-for-success model. First of all, private money puts their
money in first. And then once units are built and it’s occupied with
people that are in need of affordable housing and qualify, then the
government money flows.

Similarly, in Opportunity Zones, you're going to have private in-
vestors come in, and that’s great to unleash that private capital.
The reason that those private investors have been willing to do
that in the Low-Income Housing Tax Credit is because it’s predict-
able, it’s clear, the reporting is there, and they have a long compli-
ance and infrastructure that helps you know that “I'm investing in
something that has a 15-year period of compliance, where I know
I'm not only getting a very healthy financial return, but also my
intended investment to create housing for social returns is getting
done,” which is why I think we need clarity on the reporting, as
well as some of the guidelines.

Representative Handel. Okay. Thank you.

Mr. Jones, would you like to add anything to that?

Mr. Jones. I think what I would add is, that the Low-Income
Housing Tax Credit, by itself, is not sufficient to generate the sup-
ply of affordable housing that we need. That’s what you're seeing.
And so the opportunity here is to bring in a whole new group of
investors to affordable housing finance, through a new mechanism
here that brings, hopefully, high net-worth individuals into the
game.
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Unless we get more investors in affordable housing, we will
never be able to keep up with the supply needs. That’s what you're
seeing now, and that’s why this is a real opportunity for us.

Representative Handel. All right. Great. Thank you.

And just one comment, I am very encouraged to hear the con-
sensus around transparency and accountability so that we can real-
ly measure impact, because I've seen, first-hand, that some projects
really work and some projects do not. And this is too great of an
opportunity for Americans for us to mess it up on the early front
with bad projects and we need to be really laser-focused on having
the best possible projects come through on this.

So thank you, Mr. Chairman. I yield back, and thank you.

Chairman Paulsen. Thank you.

And Dr. Adams, you're recognized for five minutes.

Representative Adams. Thank you, Mr. Chairman. And thank
you to Senator Scott and Senator Booker for your work on this
issue and to individuals testifying today. Thank you so much for
being here.

I believe that Opportunity Zones with the right oversight and
guardrails have the potential to help underserved communities. I
submitted eighteen census tracts to our governor in North Caro-
lina, Governor Cooper, to be designated as Opportunity Zones.

I specifically targeted census tracts, in the 12th District, that had
high unemployment rates, sometimes even those that tripled the
national average; however, it’s clear that there needs to be more
accountability in how Opportunity Zones are implemented.

For example, the IRS recently announced that individual inves-
tors can become a qualified Opportunity Fund and can self-certify;
thus, no approval or action by the IRS is required. To certify—to
self-certify, a taxpayer merely completes a form, attaches that form
to the taxpayer’s Federal income tax return for the taxable year.

Ms. Ludwig, should Congress be concerned that rules like these
can lead to abuse of Opportunity Zones and will not provide a posi-
tive impact to underserved communities?

Ms. Ludwig. I do think it’s important for us to understand what
is tlae intent behind an investor’s interest in an Opportunity Zone
Fund.

So I do think it is important, again, to keep the flexibility and
the market-driven approach on this, which is different and distinc-
tive. At the same time, demand a minimum level of accountability,
particularly of investors to say what their intent and their intended
investment practice will be.

Representative Adams. Thank you.

Franchises are also looking at the prospect of Opportunity Zones,
and I’'m eager to learn more about franchising and how franchising
can accelerate business growth and local opportunity in the zones.
I want to understand the prospects and the impact of franchises in
areas that have high unemployment rates.

Nine of my district census tracts that I've submitted to Governor
Cooper had unemployment rates higher than 12 percent. As a mat-
ter of fact, some go as high as 18 percent.

Can you tell us more about franchise businesses, that role, and
the prospect of their success in Opportunity Zones, especially in
Opportunity Zones with high unemployment?
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And this question is for you, Mr. Lettieri.

Mr. Lettieri. Thank you for the question.

I see tremendous potential in the franchise sector for Oppor-
tunity Zones. And I think there’s tremendous potential benefit for
the communities as well. We all are familiar with examples of peo-
ple who got their first step on the ladder of opportunity working
at a franchise. And we've also seen in the franchise industry re-
cently, tremendous growth in minority-owned franchise creation.

And so, I think, when you think about where the map of Oppor-
tunity Zones and the map of—and the categories of early invest-
ment models that can work and hit the ground running, I think the
franchise sector offers a lot of hope there.

Here again, I think it’s an opportunity to get folks who are in an
industry that doesn’t necessarily have anything to do with Oppor-
tunity Zones thinking about that map in a different way and tar-
geting certain investments and new franchise openings in a way
that coincides with Congressional intent here, in terms of the
places that have been targeted.

So I think that’s an area of a lot of potential. I hope we see more
of that activity as the clarity comes through from IRS. And I think,
in particular, the overlap of the goal for minority-wealth creation,
targeting communities of color, as you mentioned, many of whom
have very high unemployment rates. You have to have an asset
class of both investments and businesses that offer an easy point
of entry for people who may not be starting with the most skills,
but this is a way for them to build skills, over time.

Representative Adams. Thank you.

The Low-Income Housing Tax Credit is a critical tool to develop
and preserve affordable rental housing. We are in serious trouble
in our community in Charlotte, so many folks who need it. I want
to be sure that Opportunity Zones can be used in a complementary
manner with the Low-Income Housing Tax Credit, and I'd like to
ensure the maximum growth of affordable housing. So this is to
Mr. Jones or anyone else who wants to answer that.

Mr. Jones. I think that’s one of the big opportunities here. We're
about to go down to Charlotte next week and we’re there to an-
nounce a fund that will be designed to try to bring about the devel-
opment of more affordable housing in the Charlotte area. Oppor-
tunity Zones are going to, hopefully, be a great tool in bringing in-
vestors to that fund.

Representative Adams. Great. And we look forward to working
with you.

Ms. Ludwig.

Ms. Ludwig. Yes. And we were encouraged several of the states
that we were working with said, “Let’s be very intentional about
even the selection of Opportunity Zones to make sure that as we
do that, that we are setting very specific strategies at the local and
State level to preserve affordable housing,” which I think is a prac-
tice that needs to be widespread.

Representative Adams. Thank you.

Mr. Chairman, I'm out of time. Thanks very much.

I yield back.

Chairman Paulsen. Thank you.

Representative LaHood, you’re recognized for five minutes.
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Representative LaHood. Well, thank you, Mr. Chairman, for
having this important hearing today. And obviously, these Oppor-
tunity Zones offer tremendous potential for our country, and I'm
excited to hear the testimony here today and the different ideas.
And Senator Scott, thank you for your leadership on this also.

Ms. Ludwig, in your testimony, you mentioned Enterprise is ex-
ploring Opportunity Fund models that would allow you to invest
and promote economic growth. Can you explain how these specific
models are composed and then what characteristics does an ideal
investment opportunity have?

Ms. Ludwig. So thank you. We are at the beginning stages of
creating funds. We'’re talking to investors and localities about, first
of all, what the needs are, but certainly it’s our hope that we will
be able to create a fund that is very, certainly, first of all, real es-
tate focused and, specifically, affordable housing. And also, we're
talking to investors, for example, about adaptive reuse. So going in
and taking old warehouse buildings and turning that into work-
force housing or affordable housing. How do we make sure that we
have that piece because that is one of the most basic primary needs
of the folks that we serve, is to have affordable housing.

Secondly, we’re working to consider exactly what is the kind of
small business capital that’s needed; is that early more catalyst
money or is that growth capital?

And secondly, we also think it’s important, we’ve heard from a
lot of folks in smaller towns and in rural communities, that they
also want to think about how they could couple that with an accel-
erator kind of function, because they want to be able to dem-
onstrate to private investors that they cannot only catalyze new
businesses but also support existing businesses, but have an accel-
erator kind of function attached to that.

So those are two areas that we're certainly looking at right now.
But we hope that there will be other ways we can also support
communities. So were looking for further guidance regarding
things like infrastructure in rural communities, water, sewer, in-
frastructure. We think about housing as infrastructure often, but
we want to make sure that we can come up with acceptable uses,
as my colleague said before; broadband, are there ways that we can
support that through an investment vehicle?

And simply the one item that would help us be able to get into
action about having capital flow, is certainty. Investors like cer-
tainty, to know exactly what qualifies and what doesn’t, so that we
can get out of the box with investment dollars.

Representative LaHood. Thank you for that.

Mr. Lettieri and Ms. Ludwig and Mr. Jones, we’ve heard a little
bit about enterprise zones around the country, TIF districts. If we
look at models or platforms around the country that have been ex-
amples of where this has worked, can you talk a little bit about
that, maybe Mr. Lettieri or Ms. Ludwig, on—I mean, is there an
example or a model that you can point to where this has worked
very effectively, and particularly as we look at, you know, the com-
ponents of distressed communities, no high school diploma, housing
vacancy rate, adults not working, poverty rate where those statis-
tics have been improved and we’ve done exactly what we want to
do here?



21

Ms. Ludwig. Sure.

Mr. Lettieri. I think there are elements that have worked in a
variety of different programs. What we’ve missed is, I think to Mr.
Jones’ point earlier, we really haven’t had a robust equity invest-
ment incentive piece in previous attempts, and especially one that
was coupled with the type of flexible use cases that we’re talking
about here.

When you talk about a wide variety of needs, if you have a nar-
row prescriptive policy